PLANNING AND ZONING COMMISSION
STAFF REPORT

March 6, 2014 Crrv o Bavax

Rezoning case no. RZ 14-04: Carrabba Interests

CASE DESCRIPTION: a request to change the zoning classificatiomnfeo combination of
Agricultural — Open District (A-O) and Residentilstrict — 5000
(RD-5), to Planned Development — Housing DistriRiD{H)

LOCATION: 88.56 acres of lanadjoining both sides of Thornberry Drive for a
distance of approximately 1,700 feet east fromiritersection with
Bullinger Creek Drive

LEGAL DESCRIPTION: 88.56 acres of land out of John Austin League A-2

EXISTING LAND USE: vacant acreage

APPLICANT(S): Grant Carrabba

STAFF CONTACT: Martin Zimmermann, Planning Administrator

SUMMARY RECOMMENDATION: Staff recommendapproving this rezoning request.
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BACKGROUND:

The applicant/developer, Mr. Grant Carrabba, isiesting to change the zoning classification from a
combination of Residential District — 5000 (RD-%)daAgricultural — Open District (A-O) to a Planned
Development District — Housing (PD-H) on 88.56 acoé vacant land located east of the intersectfon o
Bullinger Creek and Thornberry Drives. The applicamshes to develop this land with a residential
subdivision, specifically Phases 12B through 18&hef Austin’s Colony Subdivision. A master plan for
Austin’s Colony proposing a low-density residenti@velopment at this location was approved by the
Planning and Zoning Commission on April 6, 2006.

The applicant proposes to utilize a connectivitysteaplan (attached) for the remaining 195 acrebef
Austin’s Colony Subdivision, to permit constructiof public walkways on only one side of the street
within this master planned residential subdivisiddoption and implementation of the proposal would
allow resources normally invested to provide sidkgvalong both sides of relatively short streetises

to be targeted toward construction of off-site @dan facilities intended to enhance connectivity
system-wide in existing and future phases of tHadstision. No changes to the range of allowed and
potentially allowed land uses within this part bétAustin’s Colony Subdivision are proposed witls th
PD-H District. The same land uses and developm&midards that generally apply to properties zoned
RD-5 District, except for the variations descrilidow, will be applicable within this PD-H District

As part of the proposal, the developer proposetetlicate a vacant 8-acre tract situated adjacemtto
the Sam Rayburn and Earl Rudder school campusethantiD-acre Austin’s Colony Greenbelt, across
from the 28-acre Austin’s Colony Park, as publickfznd. The developer further proposes to constuct
775-foot long and 10-foot wide multi-use path thgbwsaid 8-acre tract to provide connectivity betwee
existing trails within the Austin’s Colony Park atite Sam Rayburn School Park. During its regular
meeting on November 19, 2013, the Parks and RémneAdvisory Board unanimously recommended
accepting the developer’'s proposed dedication dflgad, subject to the condition that the developer
constructs the proposed 775-foot long and 10-fadewnulti-use path through said 8-acre tract, pigor
its dedication as parkland to the City.

In October 2013, the applicant had requested PIdhing for only a portion (12.82 acres — proposed
Phase 13 of Austin’s Colony Subdivision) of the &&tes that is now the subject of this requestirigur

its regular meeting on November 7, 2013, the Plam@ind Zoning Commission, by a vote of 5 to 3,
recommended approval of the earlier request (caseRZ13-15), subject to the stipulation that the
developer still build sidewalks on both sides dfstideets. During its meeting on December 10, 213,
City Council voted to introduce an ordinance thauld have approved the applicant’s original proposa
However, the applicant withdrew that request orudan9, 2014 prior to City Council’s second reading
of the rezoning ordinance and submitted a new qfer these 88+ acres on February 12, 2014.
Excerpts from P&Z and Council meetings were thevipies request was considered are attached to this
staff report.

At this time, the developer is proposing to onlgame the 88.56 of the remaining approximately 195
undeveloped acres of land remaining in Austin’sd@gl The land that is the subject of this request i
planned to be subdivided into Phases 12B to 18BeAwustin’'s Colony Subdivision. The proposed PD-H
District will be developed in accordance with thasin’s Colony Park Connectivity Master Plan, which
will become part of the ordinance regulating depglent on this acreage. Rezoning requests for future
phases of the Austin’s Colony Subdivision will bade when those tracts are proposed to be developed
with residential home sites. Those future subdivisiphases will then be similarly designed in
conformance with the park connectivity master plan.
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A Planned Development District may be used to peniv or innovative concepts in land utilizatiort no
permitted by other zoning districts. While gredtexibility is given to allow special conditionsahvary
from normal standards, the Planning and Zoning Csion should weigh the benefits of each proposal
against those that would be produced by adherinth¢ostandard development regulations to ensure
against misuse of increased flexibility.

DETAIL OF 8-ACRE CONNECTING TRACT:

ra > -
l?, f PHASE NINE-A
J |

EXISTING SIDEWALKS
LONG BOTH SIDES OF STREET

AUSTIN'S COLONY PARK /
28 ACRES o

HARVEY
MITCHELL
SCHOOL

Pl
EXISTING PATHWAY

THROUGH AUSTIN'S COLONY PARK
Mo ey
EXISTIN
—~ | ALONG BOTH
T '\_/
PHASE SIX
AUSTIN'S

h-
e
i ﬂn 'F ,w;lﬁ

COMMER(
2014 PROPOSED CONNECTION ]|

‘TSAM RAYBURN
SCHOOL PARK |

; EXISTING PATHWAY
| TO SAM RAYBURN SCHOOL

Page 3 of 10



RELATION TO BRYAN'S COMPREHENSIVE PLAN:

The City of Bryan adopted a new Comprehensive Rtadanuary 2007. The plan includes policy
recommendations related to the various physicaéldewment aspects of the community. In the section
concerning transportation, the Comprehensive RErs

Issues relating to transportation needs were ifiedtiby the Comprehensive Plan
Advisory Committee (CPAC) as well as representatieé the community that were

represented on several focus groups as well agegiwho attended several community
forums. Among the issues identified requiring iaiten was:

Creating a bike/pedestrian friendly community. ¢neging bikeways and sidewalks into
the plan and locating a funding source for theggavements.

The City of Bryan has great potential to increasgdbe transportation with its sizeable
bicycling population and active bicycle advocacgups. Bicycle routes, lanes and trails
have the ability to provide links between resid@rdreas and destinations throughout the
city.

GOAL #1: PROVIDE A SAFE, EFFICIENT AND CONVENIENT MLTI-MODAL
TRANSPORTATION SYSTEM

Objective C)  Encourage utilization of alternativeordas of transportation including
transit, bicycles and pedestrians.

Action Statement 1: Review and update current ordinances to ensure rleat
development provide sidewalks and bicycle accommimas with direct connections to
residential, schools, commercial, and recreatiangds and to transit stops.

ANALYSIS:

In making its recommendation regarding a proposeding change, the Planning and Zoning
Commission shall consider the following factors.

1. Whether the uses permitted by the proposed chanljebev appropriate in the immediate area
concerned; relationship to general area and theaSia whole.

From the beginning of development of Phase 1 in 199through Phase 7 in 2001, the Austin’s
Colony Subdivision was built with sidewalks generdy on only one side of streets. In 2000, an
amendment to the City of Bryan Subdivision Ordinane mandated that sidewalks be built on

both sides of the street in all new or redevelopingubdivisions. Consequently, Phases 8 through
12 have been built in compliance with that requirerent.

Through the developer’s dedication of a vacant 8-ae tract as parkland, the immediate effect
of the park connectivity master plan would providethe potential for off-roadway pedestrian
connectivity within the Austin’s Colony Subdivision That 8-acre tract lies adjacent to both the
Sam Rayburn and Earl Rudder school campuses and th&0-acre Austin’'s Colony Greenbelt.
The 8-acre tract is also located directly across Astin's Colony Parkway from the 28-acre
Austin’s Colony Park, as shown on the attached parkconnectivity master plan and aerial
photograph.

Page 4 of 10



Staff believes with the added connectivity the prapsed layout of sidewalks within this proposed
PD-H District will provide a transportation network for pedestrians superior to that which
would develop under normal development standards. fie dedication of additional parkland to
“close the gap” between Sam Rayburn School Park andiustin’s Colony Park and the
construction of a 10-foot wide multi-use path willproduce long term benefits to all phases, those
already complete and land yet to be developed, ofuatin’s Colony, that outweigh those gained
by adherence to the sidewalk standards required whin future RD-5 zoning districts that will in
the future be located on as yet to be developed prerty.

The proposed development plan includes no changesdllowed land uses. Staff believes that the
proposed arrangement of public park connectivity bymulti-use path facilities throughout the
Austin’s Colony Subdivision will support the orderly urban growth in this part of Bryan and
provide an amenity that current and future resident will get to enjoy.

Whether the proposed change is in accord with aistieg or proposed plans for providing public
schools, streets, water supply, sanitary sewerd, adher utilities to the area and shall note the
findings.

Staff believes that the proposed layout of sidewatkwithin this proposed PD-H District will

provide an adequate transportation network for pedstrians. Through the dedication of
additional parkland and the construction of a 10-f@t wide multi-use path, staff contends that
that the proposed development will be of greater ah immediate benefit to the public than
would be produced by adherence to conventional stdards for sidewalk construction, without

parkland dedication and connection of existing park with a pathway.

The amount of vacant land currently classifieddionilar development in the vicinity and elsewhere
in the City, and any special circumstances whicly make a substantial part of such vacant land
unavailable for development.

The subject property lies in close proximity to a onsiderable amount vacant land that could

potentially be zoned and used for residential devepment. Staff believes that the change of
standards proposed within the development plan, ipproved, will not make land classified for

similar development in the vicinity and elsewhereni the City unavailable for development.

The recent rate at which land is being developethénsame zoning classification as the request,
particularly in the vicinity of the proposed change

Staff contends that residential developments are #@eloping at a moderate pace in this general
vicinity and elsewhere in the City.

How other areas designated for similar developmghitbe, or are unlikely to be affected if the
proposed amendment is approved, and whether swtpndéion for other areas should be modified
also.

If the proposed PD-H District were approved, staffbelieves there to be few if any effects on
other areas designated for similar developments.
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6.

Any other factors affecting health, safety, moralsgeneral welfare.

Staff is unable to discern any other factors relate to this rezoning request that will adversely
affect health, safety, morals, or general welfareStaff contends that the proposed arrangement
of pedestrian facilities at this location will supprt orderly urban development in this part of
Bryan.

In addition, the Planning and Zoning Commissiorilsiat approve a planned development if it findatth
the proposed planned development does not conforapplicable regulations and standards established
by Section 130-125 of the Zoning Ordinance:

1.

Is not compatible with existing or permitted usesatbutting sites, in terms of use, building height,
bulk and scale, setbacks and open spaces, landgcapainage, or access and circulation features,
within the standards established by this section.

The proposed PD-H District zoning includes no chares to land uses already permitted in the
property’s current RD-5 zoning classification with respect to building scale, bulk, height,
setbacks. The proposed development plan will reducénpervious cover throughout the
remaining phases of the Austin’'s Colony Subdivisionthereby reducing future public
maintenance responsibilities. Staff believes thathe proposed use and development of this
property for a single-family residential subdivisicn phase should have no adverse impacts on
nearby properties or the City as a whole.

Potentially creates unfavorable effects or impaat®ther existing or permitted uses on abuttingssit
that cannot be mitigated by the provisions of gastion.

Staff is unable to identify any potentially adversesffects on other existing or permitted uses on
abutting sites that cannot be mitigated by the proigions of the proposed PD-H District.

Adversely affects the safety and convenience ofcuddr and pedestrian circulation in the vicinity,
including traffic reasonably expected to be gemetdty the proposed use and other uses reasonably
anticipated in the area considering existing zomind land uses in the area.

Staff contends that the proposed development will at adversely affect the safety and
convenience of vehicular and pedestrian circulatiom the vicinity. The proposed layout of road
and pedestrian walkways can reasonably be expectéd provide for adequate and safe traffic
circulation on the subject property and the Austin's Colony Subdivision in general.

Adversely affects traffic control or adjacent prdes by inappropriate location, lighting, or typefs
signs.

Staff contends that the proposed development willat adversely affect adjacent properties by
inappropriate lighting, or types of signs. Allowabk signage in residential districts is
purposefully restricted. Signage in this residentibsubdivision advertising, for example, a home
occupation, is limited to a 1 square foot sign mouad to the front of the main building.

Fails to reasonably protect persons and propeam ferosion, flood or water damage, fire, noise,
glare, and similar hazards or impacts.
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Staff contends that the proposed development willeasonably protect persons and property
from erosion, flood or water damage, fire, noise, lgre, and similar hazards or impacts, in
conformance with applicable city ordinances.

6. Will be detrimental to the public health, safety,weelfare, or materially injurious to properties or
improvements in the vicinity, for reasons speclficarticulated by the commission.

Staff is unable to discern any additional detrimendl impacts not already identified in this staff
report.

RECOMMENDATION:

Based on all of the aforementioned consideratistadf recommendapproving the proposed zoning of
these 88.56 acres to Planned Development — Hosstget (PD-H), as requested.
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EXCERPT FROM DECEMBER 10, 2013 CITY COUNCIL REGULAR MEETING MINUTES:

5. REZONING REQUEST (RZ13-15)
a. Public Hearing — Rezoning Request (R£13-15)

Planning  Admimstrator Martin Zimmermann presented  information regarding a proposed
ordinance to amend Chapier 130, Zoning, of the City of Bryan Code of Ordinances, to change the
zoning classification from Residential District — 5000 {ED-5) to Planned Development District —
Housing (PD-H) on 12,582 acres of land out of John Austin League. A-2, located cast of the
intersection of Thornberry and Bullinger Creek Drives in Bryan, Brazos County, Texas, It was
reporied the Planning and Zoning Commission recommended approval of the request, with a
stipulation to still require sidewalks along both sides of the streets. Mr, Zimmermann reporied
the developer asked the Council 1o consider his request for sidewalks on only one side of the
street and a proposal 1o dedicate additional parkland and construct a 775-foot long multi-use path
to connect trails within Austin’s Colony Park and the Sam Ravburn School Park, which the Parks
and Recreation Advisory Board also endorsed. Ms, Peggy Bloomer, 2006 Williams Way, urged
the Council to follow the Planning and Zoning Commission’s recommendation lo require
sidewalks on both sides of the streets for safety purposes. Ms, Sharon Anderson, 2304 Cindy
Lane; Ms. Carolyn Buckley, 3908 Bravo Court; and Mr. Rafael Pena, 3420 Sandy Point Road,
agreed. Mr, Mark Carrabba, 4045 Austin’s Landing, developer of the subdivision, said he would

like to comnect Austin’s Colony Park to Sam Rayburn School's sidewalk system with the
proposed pathway, and also stated there were utility 1ssues mvolved with placing sidewalks on
both sides of the streets. The public hearing closed at 6:45 p.m. with no other comments.

b. First Reading of an Ordinance - Rezoning Request (RZ13-15)

Mayor Bienski moved to approve the [irst reading of an ordinance of the City of Bryan, Texas,
amending Chapter 130, Zoning, of the City of Brvan Code of Ordinances, to change the zoning
classification from Residential District - 5000 (RD-3) to Planned Development District - Housing
(PD-H}) on 12.82 acres of land out of John Austin League, A-2. located east of the mtersection of
Thornberry and Bullinger Creek Drives in Bryan, Brazos County, Texas. The motion was
seconded by Councilmember Horton,  Afler discussion, the motion carried with [ve veses
(Mayor Bienski and Councilmembers Madison, Horton, Hughes and Konderla) and two noes
(Councilmembers Saenz and Owens),
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EXCERPT FROM NOVEMBER 7, 2013 P&Z REGULAR MEETING M INUTES:

5. REQUESTS FOR APPROVAL OF ZONING CHANGES — A PUBLIC HEARING WILL BE
HELD FOR EACH ITEM (Commission makes recommendation City Council has final
approval).

a. Rezoning RZ13-15: Grant Carrabba
A request to change the zoning classification fRa@sidential District — 5000 (RD-5) to Planned
Development District — Housing (PD-H) on 12.82exof land out of John Austin League, A-2,
located east of the intersection of Thornberry @ulinger Creek Drives in Bryan, Brazos
County, TexagR. Haynes)

Mr. Haynes presented the staff report (on fileha Development Services Department). Staff
recommends approval of the proposed rezoning.

The public hearing was opened.

Mr. Mike Hester, 7607 Eastmark Drive, College Statistated that he was the engineer for the
project and would be happy to answer any questions.

In response to a question, Mr. Hester stated timatptoposed trail would be multimodal and
include crossing both floodplain and a creek.

Ms. Peggy Bloomer, 2106 Williams Way, Bryan, Texeame forward to speak against the
request. She stated that sidewalks on both sidetheofstreet are important, and asked the
Commission not to make a short-term concession.

Ms. Sharon Anderson, 2304 Cindy Lane, Bryan, Texaspe forward to speak against the
request. She stated that she was an advocatedfawalks on both sides of the street for the
flexibility it provided a neighborhood and the dgfé provides for residents.

The public hearing was closed.

Commissioner Hickle expressed that he had a quektiche applicant.

The public hearing was opened again for the apmtlica

In response to a question, Mr. Grant Carrabbaagipdicant, stated that he could build sidewalks
on both sides of the street, but he wants to cdraikeparts of the subdivision, schools, and parks

in loops for better walking connectivity than siddks on both sides.

In response to a question, Mr. Hester stated tegt were trying to provide greater connectivity
and were proposing parkland as part of the proposal

The public hearing was closed.
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In response to a question, Mr. Haynes stated that developments, including a nearby one, had
approved development plans to allow sidewalks onlpne side of the street.

In response to a question, Mr. Haynes stated fhahpd development zoning would change the
development standards for this area.

Commissioner Hickle moved to recommend approval oRezoning RZ13-15 to the Bryan
City Council, with the stipulation that the applicant adhere to the amended City of Bryan
subdivision ordinance requiring sidewalks on both igles of the street, and to adopt the
written staff report and analysis, as the report, indings and evaluation of this Commission.
Commissioner Jones seconded the motion.

Commissioners discussed:

» Whether or not the applicant could or would buildthh the proposed walkways and
sidewalks on both sides of the street

» Support for sidewalks on both sides of the street

* The cost of sidewalks

» Great area of development

The motion passed by a vote of 5 in favor and 3 iopposition. Commissioners Hardeman,
Krolczyk, and Gutierrez cast the votes in oppositin.
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